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INTRODUCTION 


Surrounded  by  water  on  three  sides,  with  views  of  Boston  Harbor  and  the  Boston 
Skyline,  Columbia  Point  is  a  superbly  located  peninsula  with  over  two  miles  of 
shoreline,  only  minutes  from  dountourn.  It  is  a  likely  location  for  the  striking  Kennedy 
Library  building.  Yet  for  much  of  its  20th  century  history  it  has  been  a  dumping 
ground  —  literally,  for  the  city's  garbage  and  sewage  pumping,  and  then  for  places  no 
other  neighborhood  would  accept:  a  prisoner  of  war  camp  in  WWII,  followed  by  the 
largest  low-income  housing  project  in  New  England,  built  shortly  after  that  war. 

It  is  little  wonder  that  the  name,  "Columbia  Point"  has  had  negative  associations  for 
many  people  nor  that  those  institutions  which  ventured  out  there  to  take  advantage  of 
the  large  amounts  of  available  land  were  planned  as  isolated  entities,  insulated  from 
their  surroundings.  Unfortunately  this  has  led  to  a  series  of  separate  enclaves  rather 
than  a  unified  neighborhood  and  has  limited  the  vision  of  what  could  be  there.  This 
report  is  a  first  step  towards  a  new  vision. 

The  current  circulation  and  land  use  patterns  present  a  remarkably  disconnected  set  of 
roads  with  no  coherent  overall  pattern.  There  is  virtually  no  street  system.  A 
pedestrian  has  few  and  generally  unpleasant  paths,  with  dangerous  crossings. 
Vehicular  circulation  is  equally  awkward  due  to  the  lack  of  cross-peninsula  streets,  and 
the  congestion  caused  by  heavy  through-traffic  mixing  with  local  traffic,  along 
Morrissey  Boulevard.  These  problems  contribute  to  a  lack  of  "sense  of  place"  or 
neighborhood. 

The  Boston  Society  of  Architects  Focus  Team  was  formed  to  look  at  this  large  but  often 
neglected  part  of  our  city  and  to  stimulate  thought  about  a  vision  to  guide  its  growth 
and  change.    Its  methods  and  objectives  have  been  to: 

•  Learn  the  current  owners'  goals  for  the  future  and  their  own  development 
on  the  Point.  Find  areas  of  potential  common,  mutual  benefit,  and  ways  to 
achieve  them; 

•  Assess  the  unique  resources  of  the  area  and  consider  alternate  scenarios  for 
its  future; 

•  Initiate  a  process  that  will  involve  the  current  owners,  users  and  residents; 
Give  consideration  to  the  impacts  on  adjacent  areas;  Recognize  the  potential 
public  resource  the  Point  represents  to  the  city  and  the  region. 

•  Stimulate  the  development  of  a  Masterplan  to  guide  future  development  on 
Columbia  Point. 

Over  the  last  two  years  members  of  the  Committee  have  had  informal  interviews  (in 
person  or  on  the  phone)  with  representatives  of  all  the  major  entities  located  on 
Columbia  Point  to  learn  more  about  the  history  and  goals  of  these  groups,  their 
common  problems  and  their  ideas  about  wavs  to  improve  conditions. 


Facing  Page:  map  of  Boston  identifying  Columbia  Point,  showing  its  location  within  the  region 
and  lUustrating  its  size  by  superimposing  its  shape  on  downtown  Boston. 
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Some  of  these  institutions  and  their  decision  makers  are  among  the  most  powerhil  in 
the  Commonwealth:  the  University  of  Massachusetts,  the  Boston  Globe,  the  Kennedy 
Library,  the  Bank  of  Boston  —  to  name  just  a  few.  Most  came  to  Columbia  Point  when 
the  land  was  plentiful  and  cheap  and  were  attracted  by  the  possibility  of  building  their 
own  "campus"  or  enclave.  As  they  continue  to  exist  or  expand  on  Columbia  Point  these 
institutions  face  many  common  problems  —  but  for  the  most  part  they  have  been  trying 
to  solve  them  alone.  Our  work  has  revealed  a  number  of  areas  where  the  chance  for 
success  could  be  greatly  improved  by  concerted  action. 

The  following  pages  identify  some  of  those  goals  and  some  critical  steps  that  should 
be  taken  if  they  are  to  be  achieved.  And  these  steps  must  be  taken  promptly  or  the 
opportunity  for  Columbia  Point  to  realize  its  potential  will  be  lost.  If  each  institution 
pursues  its  own  goals  without  regard  to  its  neighbors  or  a  unified  vision  for  the  future, 
that  future  will  be  severelv  limited  for  all. 

Lacking  a  Masterplan  or  any  vision  to  guide  growth  on  Columbia  Point  as  a  whole  in 
the  years  ahead,  there  is  no  basis  for  coordinating  such  changes.  Plans  by  existing 
institutions  for  change  or  expansion,  as  well  as  new  uses  proposed  for  the  area,  can  not 
be  evaluated  in  a  useful  context.  Although  millions  of  dollars  of  private  and  public 
money  have  been  invested  on  Columbia  Point  in  recent  vears,  and  its  character  has 
changed  significantly,  it  has  not  begun  to  reach  its  potential  and  is  even  in  danger  of 
dissipating  those  gains  through  lack  of  a  coordinating  concept.  As  development 
pressures  increase  in  coming  years,  Columbia  Point  can  expect  further  building.  Now 
is  the  time  to  guide  that  development  into  the  formation  of  the  kind  of  community  and 
neighborhood  the  residents  and  the  citv  want  to  see  there. 

To  highlight  some  of  the  opportunities  that  exist  on  Columbia  Point  and  to  encourage 
the  development  of  a  Masterplan  that  will  maximize  its  potential  we  have  written  a 
report  that  : 

1.  Reviews  the  existing  conditions 

2.  Establishes  goals  and  criteria  for  future  development 

3.  Suggests  alternate  scenarios  for  Columbia  Point's  future. 

This  is  not  an  exhaustive  study;  it  is  the  beginning  of  an  exploration  that  we  hope  will 
be  an  inspiration  for  the  kind  of  planning  which  can  benefit  this  verv  special  part  of 
Boston. 
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EXECUTIVE  SUMMARY 


"Hold  That  Shovel"  was  to  be  the  title  of  our  concluding  chapter.  It  expresses  the 
concern  about  unguided  growth  that  led  this  group  of  architects,  planners  and 
Columbia  Point  fans  to  spend  two  years  studying  the  place  and  to  try  and  share  our 
ideas  with  those  who  control  its  fate. 

Even  two  years  ago,  when  more  shovels  seemed  poised  for  action  than  in  the  current 
economic  climate,  many  were  surprised  to  hear  there  were  Columbia  Point  "fans",  ' 
including  (perhaps  especially)  people  who  worked  there.  Thev  saw  it  as  unattractive 
and  remote,  its  only  virtue  being  large  tracts  of  available  undeveloped  land. 

In  fact  the  above  description  is  untrue:  Columbia  Point's  two  miles  of  coastline  and 
spectacular  views  make  it  one  of  the  most  attractive  pieces  of  Boston  real  estate  —  and 
it  is  but  a  ten  minute  drive  from  downtown  (five  minutes  on  the  Red  Line).  Its  open 
spaces  are  by  no  means  readily  "available"  —  each  is  considered  critical  to  the 
institution  using  it,  although  some  of  these  sites  seem  far  from  carrying  their  highest 
and  best  uses. 

Discussions  with  representatives  of  the  major  land  owners/emplovers  on  the  peninsula 
reveal  a  strong  desire  for  more  connections  with  their  neighbors,  not  only  for  direct 
interchange  among  some  of  them  and  to  support  common  activities  that  require  larger 
markets  (e.g.  food  facilities,  incidental  retail,  day  care),  but  also  to  facilitate  sharing 
resources  by  groups  with  complementary  schedules  and  resources  (e.g.  parking,  public 
transit,  athletic  facilities,  meeting  halls).  Some  sharing  is  done  on  an  ad  hoc  basis,  but 
much  more  is  desirable  to  make  the  most  efficient  use  of  expensive  resources. 

As  just  one  example,  when  the  UMass  makes  plans  for  a  new  "campus  entry",  that 
decision  could  be  supporied  by  public  transpori  to  that  entry  —  and  is  more  likely  to 
be  so  if  it  is  located  on  a  route  that  can  serve  other  peninsula  institutions.  Examining 
desirable  transit  stops  for  all  of  the  institutions  and  working  together  to  encourage 
MBTA  routes  that  serve  them  would  be  to  everyone's  benefit.  Grouping  entries  or 
organizing  paths  to  and  from  them  so  that  they  are  convenient  for  larger  numbers  of 
people  going  to  and  from  work  can  generate  a  sufficient  market  to  support  retail  or 
restaurant  facilities  desired  by  all. 

To  achieve  this  sort  of  coordination  there  needs  to  be  discussion  of  and  agreement  on 
certain  goals  —  a  shared  vision  for  the  future.  From  this  there  could  come  a  structure 
for  cooperation  among  all  parties  —  not  just  to  ward  off  undesirable  activities  or  uses 
but  also  to  combine  strength  in  working  for  a  public  investment  in  the  infrastructure 
of  streets,  sidewalks,  parks  and  transit  for  this  underserved  area. 

A  shared  vision  could  also  lead  to  a  rationalization  of  some  property  lines:  trades  or 
sales  of  peripheral  parcels  might  be  of  mutual  benefit  to  institutions  whose  needs  or 
shapes  have  grown  in  directions  different  from  those  originally  envisaged.  And 
everyone's  land  will  be  shown  to  have  greater  potential  (and  value). 

After  two  years  of  study  and  discussion,  this  Focus  Team  sees  several  possible  visions 
for  Columbia  Point's  future  —  each  of  which  has  exciting  possibilities  and  all  of  which 
share  certain  common  themes.  We  have  selected  two 'scenarios  which  build  on  the 
existing  resources,  one  to  a  higher  density  than  the  other,  but  both  taking  advantage 
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of  the  spectacular  Harbor  location,   building  a   coherent  street  svstem,  proposing 
adequate  public  transportation  and  improved  access. 

Vision  One  —  a  recreational/cultural  park  linked  to  a  residential/commercial 
neighborhood  by  a  lively  common  meeting  ground,  Columbia  Crossroads. 

Building  on  such  resources  as  the  Kennedy  Library,  the  State  Archives,  the 
UMass  Harbor  Campus  and  the  harbor  itself,  this  scenario  encourages  more 
public  oriented,  water  related  institutions  in  a  park-like  campus  on  the  eastern 
end  of  the  peninsula.  The  synergy  created  by  the  proximity  of  these  similar 
activities  will  not  only  benefit  their  ongoing  programs  of  research  and  education, 
but  also  provide  a  recreational  destination  for  families  on  weekends  and  holidays 
year-round. 

Water's  edge  paths  and  picnic  spots  and  an  inner  loop  of  covered  pathways  and 
bridges  will  provide  alternate,  all-weather  visitors'  circuits  with  exhibits  and 
activities  en  route. 

Extended  public  transportation  throughout  the  peninsula,  plus  the 
complementary  schedules  of  recreational  visitors  would  limit  the  need  for  more 
parking.  Water  transit  (from  a  new  pier,  coordinated  with  a  transit  stop)  would 
make  this  an  ideal  stop  en  route  to  the  Harbor  Islands. 

The  central  and  southwestern  portions  of  Columbia  Point  would  be  developed 
more  intensively,  with  opportunities  for  more  office /research  structures  along 
Morrissey  Boulevard  and  parts  of  Mt.  Vernon  Street  as  well  as  additional 
housing. 

Although  this  envisions  a  moderate  density  overall,  there  would  be  a  critical  mass 
of  residents  and  employees  to  support  the  incidental  retail  that  a  lively 
community  requires  and  Columbia  Crossroads,  at  the  juncture  of  UMass  and 
Harbor  Point,  would  be  a  center  of  such  activity  and  a  common  meeting  ground 
for  the  residential  and  academic  communities  as  well  as  the  recreational  visitor 
and  the  lunch-time  or  after-work  emplovee. 

Vision  Two  —  ij  public/private  mixed  use  community  centered  around  Columbia 
Square.   A  common  meeting  ground  is  supported  by  rapid  transit  to  the  water's  edge. 

Accepting  an  urban  density  for  Columbia  Point,  due  to  its  proximity  to 
downtown,  this  scenario  provides  an  infrastructure  of  rapid  transit  (meeting 
water  transit  at  Columbia  Square)  —  and  anticipates  the  larger  population  and 
increased  retail  and  commercial  activitv  this  supports  —  and  requires. 

This  vision  mixes  higher  density  luxury  and  middle  income  (and  possibly 
student)  housing  across  the  peninsula  with  an  emphasis  on  water's  edge  sites  and 
fine  views  as  an  attraction.  Office/commercial  uses  extend  from  the  Morrissey 
Boulevard  corridor  (where  a  3,000  car  garage  on  the  southern  side  receives  and 
discharges  cars  directly  from  the  expressway)  down  the  center  of  the  peninsula. 
At  the  UMass  some  of  these  structures  provide  future  expansion  space  for  a 
campus  that  becomes  more  urban,  befitting  its  mission. 
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The  Next  Step  — from  vision  to  reality. 

We  have  sketched  out  some  of  the  possibilities  each  vision  suggests  and  now 
invite  those  concerned  to  discuss  them  and  start  work  on  the  united  vision  that 
will  be  the  basis  for  a  Masterplan  and  the  imminent  new  zoning  for  Columbia 
Point. 

There  are  many  ways  this  work  can  continue:  leadership  could  be  from  the  local 
institutions,  the  City,  the  BSA.  What  is  important  is  that  the  full  range  of 
possibilities  be  explored  and  that  hjture  investment  in  the  area,  be  it  public  or 
pnvate,  have  maximum  long-term  benefits  by  planning  for  them  in  advance. 
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I.         EXISTING  CONDITIONS  AND  CURRENT  DEVELOPMENT  ACTIVITY 


A.        Geography  and  Natural  Features 

Columbia  Point  is  a  300  acre  peninsula  with  over  two  miles  of  coastline.  The  area 
is  equivalent  in  size  to  downtown  Boston  from  City  Hall  to  Copley  Square,  and 
Mass.  General  Hospital  to  Tufts  Medical  Center.  Of  its  two  mile  coast,  all  of  the 
water's  edge  around  UMass  and  the  Kennedy  Library  is  developed  as  a  linear 
park  accessible  to  the  public.  Similar  plans  are  now  being  executed  along  Harbor 
Point,  and  it  is  expected  that  the  entire  perimeter  will  be  publicly  accessible  and 
a  part  of  Boston's  Harbor  Park  district. 
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Topography:  The  land  on  Columbia  Point  is  essentiallv  flat,  between  17  and 
35  feet  above  mean  sea  level.  Much  of  it  is  filled  and  subject  to  severe 
settlement.  Deep  piles  are  required  for  all  foundations  mcluding  utiUties. 
Fill  to  change  grades  is  also  subject  to  settlement.  The  water  table  is 
approximately  at  elevation  -10  to  -12  feet  at  this  time. 

Relationship  to  Boston  Harbor  Broad  views  of  Boston  Harbor  and  the 
harbor  islands  are  a  major  feature  of  the  northern  and  eastern  edges  of  the 
peninsula.  It  appears  to  be  a  convenient  land  base  for  water  access  to  these 
islands  (although  much  of  its  perimeter  is  surrounded  bv  shallow  waters  at 
low  tide). 
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Micro  Climate:  In  summer,  the  cool  breezes  off  the  bav  are  one  of 
Columbia  Point's  most  valuable  assets.  In  winter,  strong  wind  and  cold  are 
felt  in  extremes  on  this  exposed  peninsula. 

Acoustic:  Flight  patterns  from  Logan  Airport  pass  over  the  Point  and 
necessitate  the  use  of  special  glazing  in  places  such  as  classrooms. 
Otherwise  the  sounds  of  planes  do  not  seem  to  have  an  adverse  effect  on 
other  indoor  activities.  The  sound  of  jet  engines  is  obviously  objectionable 
for  certain  outdoor  activities,  such  as  formal  concerts  and  performances. 


Land  Use  Structure 

Local  vs.  Regional:  The  uses  characteristic  of  Columbia  Point  ser\'e  the  entire 
surrounding  region,  rather  than  the  local  neighborhood,  with  the  exception  of  two 
public  schools,  the  water's  edge  and  the  athletic  facilities  which  attract  Dorchester 
and  some  South  Boston  neighbors.  Harbor  Point  (although  containing  a 
substantial  number  of  dwelling  units)  is  a  residential  enclave  in  an  otherwise 
non-residential  neighborhood. 

Columbia  Point  has  an  unusual  land  ownership  pattern,  with  large  tracts  of  land 
owned  by  powerful  public  institutions  or  private  entities.  It  was  probably  the 
availability  of  relatively  large  tracks  that  attracted  many  of  these  owners  here  in 
the  1950's  and  1960's.   And  it  was  likelv  that  a  sense  of  remoteness  from  one's 
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neighbors  led  to  the  development  of  each  institution  as  a  separate  enclave,  often 
with  entries  facing  away  from  each  other.  Although  a  map  of  Columbia  Point 
looks  as  if  there  are  large  open  areas  with  development  potential,  many  of  these 
are  playing  fields  or  parking  areas  whose  use  is  important  to  their  institutions. 
These  institutions  must  be  convinced  that  changes  in  land  use  are  in  their  interest 
for  them  to  be  realized. 

1.  The  Street  Patterns  and  Ownership:  The  entire  Columbia  Point  peninsula 
has  only  two  public  streets: 

•  Morrissey  Boulevard  which  runs  roughly  N-S  and  is  also  a  major 
through-traffic  conduit. 

•  VIount  Vernon  Street  which  meets  Morrissey  Boulevard  at  about  a  45 
degree  angle  at  Kosciusko  Circle.  Mt.  Vernon  Street  is  laid  out  over  a 
19th  centurv  sewer  line  which  runs  directly  to  an  old  pump  house. 
There  seems  to  be  no  other  reason  for  its  direction  and  no  other  streets 
follow  its  angle. 

The  few  other  streets  belong  to  and  are  within  the  property  lines  of  the 
different  land  owners  and  all  fall  into  one  of  two  different  street  grid 
patterns.  One  (consisting  of  the  UMass-owned  roads  and  buildings) 
parallels  the  southern  shore  line  at  the  University.  The  other  is  based  on 
Morrissey  Boulevard.  A  few  buildings  along  the  length  of  Mt.  Vernon  Street 
are  oriented  towards  that  street,  but  most  of  the  major  buildings  and  private 
roads  built  subsequently  are  oriented  towards  Morrissey  Boulevard.  This 
establishes  an  "implied"  street  grid  for  about  two-thirds  of  the  peninsula  and 
constitutes  a  major  urban  design  feature. 

The  UMass  grid  (running  roughly  NE/SW)  dominates  and  distinguishes  its 
end  of  the  peninsula  (the  Eastern  Point). 

2.  Major  Land  Use:     For  purposes  of  this  study  we  have  subdivided  the 
peninsula  into  three  zones  —  each  of  which  has  distinct  characteristics. 

•  The  .Vlorrissev  corridor  includes  development  along  both  sides  of 
.Vlorrissev  Boulevard.  It  is  of  predominantly  commercial  use,  except  for 
the  B.C.  High  frontage.  While  many  of  the  buildings  in  this  zone  are 
within  walking  distance  of  the  MBTA  Red  Line  transit  stop,  there  is  no 
good  pedestrian  route,  and  shuttle  vans  are  used  by  some.  This  area 
is  the  most  landlocked  part  of  Columbia  Point,  related  more  to  the 
transportation  corridor  than  to  the  water.  Its  western  edge  directly 
abuts  the  highway  and  train  right-of-way.  It  includes  the  Boston  Globe 
and  Channel  56  facilities. 

•  The  Eastern  Point  is  bordered  by  the  U'\'Iass  road  on  one  side,  and 
water  on  all  others.  All  of  its  land  is  publicly  owned,  and  most  of  its 
uses  are  educational  or  cultural.  It  is  the  most  remote  portion  of  the 
peninsula  from  the  Red  Line  station  and  has  the  most  water  frontage. 
Its  existing  road  patterns  and  building  orientations  follow  the  southern 
shoreline,  unlike  the  rest  o(  the  peninsula.  It  includes  U.Mass,  the  State 
Archives,  the  Kennedv  Library  and  the  BVV&SC  pump  station. 
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The  Central  zone  is  the  remaining  portion  of  the  peninsula  and  goes  up 
to  Kosciusko  Circle.  This  land  is  mostly  in  private  ownership,  with  a 
mixture  of  uses,  including:  housing,  the  Bayside  Expo  and  two  public 
schools.  Although  bisected  by  Mt.  Vernon  Street,  the  orientation  of  all 
major  buildings  and  new  streets  relates  to  Morrissey  Boulevard. 

3.      Current  Major  Land  Owners  (with  dates  of  acquisition): 

1883  Boston  Water  &  Sewer  Conunission  (BWSC) 

The  first  to  move  out  to  Columbia  Point,  it  built  a  massive  and 
handsome  stone  pumping  station,  used  only  in  extreme  storm 
overflow  conditions  today  and  soon  to  be  unnecessary,  as  the 
MWRA  takes  over  its  function  and  builds  elsewhere. 

1950  Boston  College  High  School  (BC  High) 

This  Jesuit  secondary  school  moved  from  its  quarters  in  the  South 
End  for  more  space  and  playing  fields.  It  still  considers  its 
mission  to  educate  urban  youth  as  well  as  serve  a  suburban 
(predominantly  South  Shore)  student  body. 

1950's       Boston  School  Department 

The  Dever  Elementary  School  and  the  McCormack  Middle  School 
serve  children  from  Dorchester  and  South  Boston  mostly.  They 
have  some  programs  with  the  LTVIass  and  the  Bank  of  Boston. 

1959  The  Boston  Globe 

The  Globe  is  a  24-hour,  seven  day  week  operation  housed  in  one 
building  with  a  900  car  garage.  Cars  and  trucks  come  in  and  out 
day  and  night.  A  small  percentage  of  its  staff  use  athletic  facilities 
at  UMass  but  most  have  no  connection  with  the  rest  of  Columbia 
Point. 

1964  Bank  of  Boston  (BKB) 

The  27  acre  "Columbia  Park  Campus"  of  this  bank  includes  many 
of  the  bank's  back  office  activities.  It  consists  of  four  linked,  two- 
story  buildings,  including  an  employee  cafeteria. 

1974  University  of  Massachusetts  (UMass) 

The  Harbor  Campus  of  UMass  Boston  was  established  to  give  the 
University  room  to  accommodate  all  future  expansion  needs  on  a 
site  that  would  not  conflict  with  other  institutions  or  owners.  Its 
buildings  are  connected  by  both  a  lower  level  garage  and  bridges 
above  its  main  plaza  level.  Its  student  bodv  is  composed  of 
commuters,  averages  25  years  old  and  has  manv  students  on  a 
part  time  schedule. 
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1979  John  F.  Kennedy  Library  (JFK) 

The  Library  which  houses  the  late  President's  papers,  was  invited 
to  the  UMass  campus  and  given  its  own  land  there  to 
accommodate  anticipated  heavy  tounst  traffic.  It  hosts  conferences 
on  Amencan  Government  and  other  educational  programs  as  well. 

1987  The  Massachusetts  State  Archives 

The  Commonwealth's  Record  Center  is  located  here  as  well  as  the 
archive  vault,  and  archive  conservation  laboratory.  A  reading 
room  and  museum  are  open  to  the  public. 


1984 


The  Bayside  Exposition  Center  (Bayside  Expo) 

The  Center  is  built  on  the  site  of  a  former,  failed  shopping  center. 
It  has  been  very  successful  as  an  adjunct  to  shows  at  the  World 
Trade  Center  or  the  Hynes,  as  well  as  for  its  own  shows  and 
attracts  considerable  automobile  traffic.  Its  site  also  includes  an 
Apparel  Mart  (in  a  five-story  office  building)  and  about  30,000  sq. 
ft.  of  space  for  the  Teachers'  Union. 
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1988  Harbor  Point  Residential  Community  (On  the  site  of  the  former 

Columbia  Point  public  housmg  project,  built  in  1954.) 

This  1,233  unit  mixed  income  residential  community  incorporates 
about  one-third  of  the  original  buildings,  plus  a  variety  of  new 
ones  ranging  from  two  to  seven  stories. 

Major  Undeveloped  Parcel:  The  "Calf  Pasture"  is  an  approximately  25  acre 
area  between  the  Kennedy  Library  and  Harbor  Point.  The  majority  of  this 
property  is  owned  by  UMass,  with  the  remaining  ten  acres  owned  by  the 
Boston  Water  and  Sewer  Commission.  The  only  building  currently 
occupying  this  parcel  is  the  Calf  Pasture  Pumping  station.  Built  in  1883,  this 
monumental  building  is  the  Point's  first  significant  structure.  For  almost  a 
century  it  served  as  Boston's  major  waste  water  conduit.  The  building  now 
stands  in  disrepair,  active  only  during  extreme  conditions,  when  sewage 
overflow  is  diverted  to  Moon  Island. 

For  the  past  twenty  years,  this  derelict,  yet  handsome  building  has  been  a 
separating  and  divisive  land  element.  It  occupies  a  pivotal  site,  central  to 
most  existing  uses  at  Columbia  Point.  The  resolution  of  this  site's  reuse  is 
a  critical  land-use  planning  matter.  UMass  has  the  first  option  to  acquire  the 
land  and  building  if  it  becomes  available  for  another  use.  The  BVV&SC  is  in 
the  middle  of  a  study  of  all  its  facilities  and  is  likelv  not  to  need  it.  The 
MWRA  (Massachusetts  Water  Resources  Authority)  has  assumed  the  sewage 
and  storm  pumping  responsibilities  and  appears  to  be  planning  a  new 
facility  near  Kosciusko  Circle. 

Parking:  The  need  for  additional  parking  is  expressed  bv  almost  all  current 
land  owners,  which  is  understandable  given  the  lack  of  public  transportation 
on  the  peninsula.  Space  for  additional  surface  parking  is  severely  limited, 
and  further  growth  by  many  of  the  Point's  institutions  wil'l  require 
structured  parking.  .More  sharing  of  parking  with  neighbors  who  have 
complementary  schedules  could  make  better  use  of  existing  parking. 

Existing  Densities:  The  total  population  for  Columbia  Point  mav  be 
calculated  roughly  as: 

Residents 

Harbor  Point  =        1 ,283  units  @  2.5  people/  unit  when  hjlly  rented  = 

3,200 

Work  Population 

Bank  of  Boston         =        1,800  to  2,000  over  3  shifts,  7  days  (650  to  900 

parking  spaces) 
Boston  Globe  =       2,500  full-time,  500  parking,  24  hrs.,  7  days  (1990) 

900  parking  spaces. 
Bavside  Expo  =       50+    employees    when     there    is    a     show    (285 

davs/vear; 
BW&SC  =       2  or  3' 
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Students/ Faculty 

^'^l3ss  =       11,500  students  (1989)  +   1,000  faculty  and  staff 

(2,400  parking  spaces  turn  over  2  1/2  x  /day) 
B  C  High  =       1,120  to  1,220  students  (1989) 

McCormacic  Middle 

School  =       690  (1990) 

Dever  Elementary 

School  '     =       495  (1990) 

Visitors 

Bayside  Expo  =       757,000  (1990)  with  a  low  of  8,700  in  July  and  a 

high  of  201,749  in  March.    In  general,  winter  is 

their  big  show  season. 
JFK  Library  =       243,000  (FY  '89)  with  a  low  of  11,400  in  January 

and  a  high  of  29,000  in  October. 

In  summary,  there  appears  to  be  a  total  resident  and  work  population  of  no 
more  than  17,000  people  at  any  giyen  time  —  or  57  people  per  acre. 

Combining  figures  for  the  Kennedy  Library  and  the  Bayside  Expo,  there 
have  been  as  many  as  217,000  visitors  recorded  for  the  most  active  month 
(March)  and  as  few  as  25,700  for  the  least  active  month  (July).  Spread 
equally  over  a  30  day  period  this  would  add  from  857  to  7,233  people  to  the 
population  on  a  given  day. 

Zoning:  The  Harborpark  District  Zoning  Amendment  has  been  in 
development  since  1984,  with  the  goal  to  establish  new  land  use  controls 
that  make  the  Harbor  open  and  accessible  to  all  and  promote  "public  open 
space,  affordable  housing,  maritime  jobs  and  water  transportation  facilities" 
—  as  well  as  "controlled  private  investment". 

In  June  1989,  draft  zoning  for  the  entire  Harborpark  (from  the  Charlestown 
-Ni'avy  Yard  to  the  Neponset  River)  was  released  in  the  interim  regulations. 
Permanent  Zoning  was  to  be  established  through  the  "Columoia  Point 
IPODXMasterPlan  Process". 

As  of  this  wnting,  all  other  parts  of  Harborpark  have  been  through  the 
process  of  community  discussion  and  debate  and  have  permanent  zoning, 
Columbia  Point  would  appear  to  be  on  the  verge  of  new  zoning. 
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Transportation  and  Access 

Although  the  public  perception  ot  Columbia  Point  has  been  as  a  remote  place,  it 
IS  in  fact,  only  a  ten  mmute  drive  from  downtown  and  even  less  by  VIBTA  to  the 
Red  Line  station  at  its  westeriy  edge.  It  is,  however,  verv  difficult  to  access  bv 
automobile  at  rush  hour  and  always  difficult  to  get  around  and  across  the 
peninsula  due  to  lack  of  convenient  roads  and  pedestrian  paths. 

1.  Regional  Roads:  The  existing  arterial  svstem  consists  of  two  roads,  the 
S.E.  Expressway  and  Morrissey  Boulevard.  Relative  to  Columbia  Point 
Morrissey  Boulevard  serves  three  functions.  It  connects  to  the  major 
regional  highway  system  at  Columbia  Road  and  Freeport  Street/ Dorchester 
Avenue;  it  continues  past  these  interchanges  serving  as  a  major  arterial  to 
the  north  (via  Old  Colony  and  Columbia  roads)  and  south;  and  it  provides 
direct  site  access. 

2.  Local  Roads:  Since  Morrissey  Boulevard  also  serves  as  a  regional  connector, 
Mt.  Vernon  Street  is  the  onlv  public,  local  road  for  this  300  acre  peninsula! 
The  private  UMass  penmeter  road  was  only  recently  joined  to  Mt.  Vernon 
Street  by  a  rather  unceremonious  connector. 

3.  Access:  Vehicular  access  to  Columbia  Point  is  severely  impeded  by  heavy 
through  traffic  at  rush  hours,  and  bv  the  lack  of  interior  roads  and  safe 
intersections  with  Morrissey  Boulevard  or  Columbia  Road.  There  are  onlv 
two  major  entries:    .Vlt.  Vernon  Street  and  the  private  UMass  road. 


VEHICULAR  CIRCULATION 

^^m     iU70        NTERSTATE 

^^mm   Auro    local 

-rrrrz    UMASS  PERIMETER  ROAD 
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Public  Transit  —  Regional:  MBTA  Red  Line  Ashmont  and  Braintree  lines 
both  sen-ice  the  ]FK/UMass  stop  at  the  crossing  of  Morrissev  Boulevard, 
Columbia  Road,  and  Vlt.  Vernon  Street,  with  pedestrian  connections  at 
various  levels.  There  have  been  proposals  for  a  circumferential  light  rail  line 
which  would  connect  Columbia  Point  to  the  MASCO  medical  area  and  as 
far  as  Kendall  Square  in  Cambridge.  Conversion  of  the  Old  Colony  track  to 
line  service  would  extend  service  from  the  south. 

Public  Transit  —  Local:  Once  on  Columbia  Point,  public  transit  is 
practically  non-existent.  There  are  two  MBTA  bus  lines  (one  of  which 
originates  at  Forest  Hills,  the  other  in  Kenmore  Square).  They  loop  around 
Morrissey  Boulevard,  the  University  Road  and  Mt.  Vernon  Street.  One 
rarely  sees  a  public  bus  on  Columbia  Road.  Private  shuttle  buses  serve 
UMass  and  the  Kennedy  Library  and  connect  to  the  Redline  Station.  A 
separate  shuttle  serves  Harbor  Point. 

Water  Transit:  Although  it  seems  a  natural  for  this  peninsula  (particularly 
for  access  to  the  Harbor  Islands),  no  facilities  currently  exist.  A  pier  at  the 
Kennedy  Library  is  currently  under  design  in  anticipation  oi  water  transit 
services  for  tourists  from  downtown  Boston.  A  channel  is  being  dredged  to 
this  dock,  as  the  water  depth  around  the  peninsula  is  too  shallow  to 
accommodate  large  craft  without  dredging.  Dredging,  as  required  for  any 
future  additional  docks,  would  have  to  be  evaluated  for  its  environmental 
impacts. 
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Pedestrian  Circulation:  Pedestrian  access  to  Columbia  Point  is  limited  by 
distance,  the  elevated  Southeast  Expressway  (1-93)  and  the  surface  rail  lines 
^vhich  require  a  long  walk  under  one  and  over  the  other,  in  unpleasant 
surroundings.  The  heavily  trafficked  Morrissey  Boulevard  has  difficult 
pedestrian  crossings,  cutting  off  the  western  side  from  the  rest  of  Columbia 
Point. 

Pedestrian  circulation  on  the  peninsula  is  challenging,  given  the  long 
distances  between  buildings,  and  the  lack  of  continuous  sidewalks  and 
windy  winter  conditions.  Where  walks  do  exist,  crossings  are  difficult  and 
walks  are  unattractive. 


D.       Current  Development  Activity 

As  with  any  large  tract  of  land,  a  number  of  projects  may  be  under  discussion  or 
construction  at  any  given  time.  The  following  highlights  those  we  are  aware  of, 
both  pending  and  underwav: 

1.  The  Harbor  Point  Community,  completed  in  1990,  contains  1,283  units  of 
mixed  income  rental  housing. 

2.  The  Kennedy  Library  has  just  built  a  22,000  sf.  addition  which  will  include 
space  for  conferences  and  temporary  exhibits,  as  well  as  a  new  restaurant. 
The  new  boat  dock  (described  above)  will  accommodate  an  expected  200,000 
visitors  arriving  by  boat  each  year. 

3.  Pending  Plans  and  Proposals: 

^-  .VI.B.T..A.  police  station:  A  new  building  next  to  the  JFK  Station  has 
been  designed. 

^-  Pappas  Development:  A  proposal  submitted  to  the  BRA  to  build  four 
eight  to  ten-story  office  buildings  on  the  westerly  side  of  .Morrissey 
Boulevard  between  the  MBTA  station  and  the  Globe.  A  people  mover, 
giving  access  to  the  T,  was  part  of  this  proposal.  No  action  has  been 
taken  at  this  time  and  the  project  is  "on  hold". 

c-  Bavside  Expo  Expansion:  A  proposal  to  add  100,000  sq.  ft.  was 
submitted  to  the  BRA  in  1985.  .Much  discussion  ensued  about  parking 
and  traffic  access  and  currently  100,000  sq.  ft.  have  been  added 
internally  by  taking  space  from  the  Apparel  Mart. 

d.  UMass/ Boston  has  been  developing  a  master  plan,  which  includes  the 
Columbia  Point  campus  as  well  as  the  downtown  campus.  As  part  of 
this  comprehensive  plan,  an  alternative  analysis  was  performed  to 
determine  a  logical  first  step  towards  future  growth.  This  was  based 
on  a  projected  need  for  an  additional  300,000  sq.  ft.  of  student  service, 
academic,  and  institute  space  by  1993.  Expansion  of  the  science 
building,  along  with  a  new  student  center  off  the  east  end  of  the  plaza, 
seems  to  be  the  solution  preferred  bv  the  UMass. 
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*?•  Bavside  Office  Buildine:  A  proposal  to  build  a  125,000  sq.  ft.  office 
building  fronting  on  Mount  Vernon  Street,  with  retail  (and  possibly 
Day  Care)  at  grade,  was  submitted  to  the  BRA  in  1985.  It  is  currently 
on  hold. 

f-  The  Vlassachusetts  Water  Resources  .Authority  has  issued  a  Draft 
Environmental  Impact  report  for  its  proposed  deep  storage  tunnel 
system.  As  part  of  this  system,  a  new  drop  shaft  and  pump  station 
facility  was  proposed  near  Kosciusko  circle.  The  facility  would  consist 
of  an  underground  pump  station,  two  or  three  buildings  at  the  surface, 
and  a  50'  high  vent  stack  (which  could  be  incorporated  in  one  of  the 
buildings).  The  land  for  this  project  would  be  taken  from  Bavside  Expo 
and  the  Bank  of  Boston  parking  areas.  Negotiations  (and  possibly  legal 
action)  are  underway  on  issues  relating  to  replacement  parking,  access 
and  other  impacts.  Recent  developments  in  the  VlVVRA's  plans  suggest 
that  this  facility  may  be  postponed  or  possibly  even  unnecessary. 
However  in  the  course  of  discussions  about  the  MWRA's  plans,  this 
committee  identified  some  positive  benefits  that  might  ensue  from  the 
development  of  a  building  at  this  location  if  it  incorporated  the 
restructuring  of  Kosciusko  Circle  and  this  entry  to  the  peninsula. 
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II.       CRITERIA  FOR  FUTURE  DEVELOPMENT 

(Urban  Design  Guidelines; 

Development  pressures  in  Boston  will  grow  in  the  future  —  as  will  the  requirements 
of  the  institutions  and  entities  on  Columbia  Point.  There  will  soon  be  new  zoning. 
There  are  sure  to  be  requests  for  variances  from  whatever  rules  are  imposed.  There 
certainly  should  be  some  public  investment  in  the  public  transportation  and  street 
infrastructure  of  this  under-served  area. 

In  what  context  will  the  above  decisions  be  made?  If  an  institution  is  planning 
expansion,  what  direction  makes  best  sense  in  terms  of  future  transportation  access  or 
its  neighbor's  likely  moves?  What  density  of  development  is  likely  to  be  supported  and 
how  can  an  institution's  current  decisions  not  undercut  the  potential  future  value  of  its 
land? 

As  a  result  of  our  discussions  and  investigations  we  have  developed  a  set  of  urban 
design  criteria  which  we  believe  is  applicable  regardless  of  the  eventual  density  of 
development  on  Columbia  Point.  It  grows  from  its  natural  features  (geographic, 
topographic,  location),  its  existing  resources  as  well  as  expressed  desires  of  those  on  the 
Point  and  our  vision  of  what  could  be. 


^-       Relationship  of  Columbia  Point  to  the  rest  of  Boston  and  to  the  Region 
1.       Distinctions: 

a.  Columbia  Point  has  a  unique  geographic  location  which  should  be 
exploited  to  give  it  a  distinctive  and  cohesive  character  even  as  it 
becomes  better  integrated  with  the  rest  of  the  city.  The  site's  special 
relationship  to  the  harbor  and  its  views  of  downtown  must  be 
acknowledged  in  all  future  plans  and  activities  that  take  advantage  of 
the  water's  edge  should  be  encouraged. 

Public  access  should  be  provided  to  the  water's  edge  allowing 
opportunities  for  cultural,  recreational  and  educational  activities  related 
to  the  waterfront  —  for  those  living  on  the  peninsula,  for  nearby 
communities,  and  for  the  rest  of  the  city. 

b.  While  vehicular  access  must  be  improved,  there  should  be  clear 
identification  of  entry  as  one  turns  in  from  Morrissev  Boulevard  or 
Kosciusko  Circle.    This  circle  must  be  reconfigured  and  simplified. 

c.  Through-views  to  the  water  should  be  opened  and/or  maintained  from 
the  Expressway  and  Morrissey  Boulevard  and  elsewhere  on  the 
peninsula  by  street  pattern  and  controls  on  building  heights  and 
locations:  for  example,  a  height  limit  (and/or  profile)'that  will  keep 
views  open  from  1-93  and  prevent  the  creation  of  a  visual  wail  between 
Dorchester  and  Columbia  Point.  These  stnictures  must  serve  as 
gateways  to  the  peninsula,  not  as  walls  or  visual  barriers. 
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Continuities: 

a.  The  Columbia  Point  shoreline  should  continue  the  Harborwalk  as  a 
public  water's  edge  park  around  its  entirety. 

b.  Columbia  Point  should  connect  back  to  Dorchester  via  a 
"pedestrian-friendly"  Columbia  Road  with  shops  and  offices  en  route 
to  the  T  to  encourage  movement  between  the  Point  and  the  rest  of 
Dorchester. 

c.  The  sites  west  of  Morrissey  Boulevard  should  have  easv  pedestrian  and 
vehicular  access  to  the  rest  of  Columbia  Point.  There  should  be  clear, 
convenient  and  safe  local  transit  and  pedestrian  access  from  the  T  stop 
to  and  around  the  rest  of  Columbia  Point. 

An  approach  to  the  future  development  of  the  Morrissey  Boulevard 
Corridor  should  include: 

•  Encouragement  of  commercial  activities  (e.g.  "back-office"  or 
research)  which  benefit  particularly  from  the  proximity  of  the 
nearby  rapid  transit  stop  for  employee  transportation,  and  do  not 
need  special  views. 

•  Good  pedestrian  movement  from  the  T  along  .Morrissev 
Boulevard,  possibly  augmented  bv  a  people-mover.  An  enclosed 
pedestrian  walkwav  could  be  incorporated  into  the  proposed 
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structure  on  the  westerly  side  of  Morrissev  Boulevard.  Overhead 
crosswalks  could  provide  protected  pedestrian  access  to  the 
easterly  side  of  Vlorrissey  Boulevard  or  the  Boulevard  might  be 
depressed. 

d.  Well-marked  secondary  entries  off  Morrissev  Boulevard  should  lead 
into  a  peninsula  street  system  -  not  to  access  individual  properties. 
One  approach  might  be  the  development  of  a  street  pattern  from 
Morrissey  Boulevard,  giving  access  to  the  peninsula  at  several  points 
along  the  Boulevard.  A  grid  based  on  the  angle  of  Morrissey 
Boulevard  also  ties  in  with  the  Harbor  Point  Street  system  (and  the 
angles  of  the  Bayside  buildings)  with  a  maximum  number  of  streets 
leading  toward  the  water.  A  second  street  grid  might  follow  the 
University  oi  Massachusetts  building  geometry  and  its  Southern  shore 
line  on  the  portion  of  the  peninsula. 

3.       Transportation: 

Access  to  the  regional  public  transportation  system  must  be  provided,  as 
well  as  a  network  of  transportation  routes  serving  both  private  automobile 
and  public  transportation  in  scale  with  the  area.  (Columbia  Point  covers  an 
area  equivalent  to  Downtown  Boston,  from  City  Hall  Plaza  to  Copley  Square 
and  Mass  General  Hospital  to  the  New  England  .Medical  Center.) 

a.       Public  Transportation: 

The  existing  Red  Line  transit  stop,  serving  the  Ashmont  and  Braintree 
branches,  while  admittedly  an  asset,  does  not  provide  the  choice  of 
direction  that  an  urban  site  of  this  size  demands.  A  circumferential 
transit  line,  long  discussed,  would  provide  that  choice.  Joining  the 
Green  Line  (Arborway  and  Riverside  Branches),  the  Orange  Line,  and 
Red  Line  may  be  sufficient.  Surface  linkages  to  Ruggles  Street  Orange 
Line  must  also  be  considered. 

On-Peninsula  public  transportation  must  extend  further  than  the  Red 
Line  Transit  station.    This  station  cannot  continue  to  be  the  easterly 
terminus  of  most  bus  lines.    Rather,  the  easteriy  terminal  point  needs 
to  be  a  mile  further  east  from  where  it  is  now  to  cover  the  Point. 

b-  Water  transport  should  be  developed  to  relieve  vehicular  traffic  access 
problems  to  the  Point  and  to  take  advantage  of  the  opportunities  this 
location  provides  for  both  commuter  traffic  and  recreational  access  to 
the  Harbor  Islands. 

c.       Regional  Roads: 

.VIorrissev  Boulevard  functions  as  an  alternative  to  the  Southeast 
Expressway  for  commuter  traffic  to  downtown  Boston.  This  function 
must  be  maintained  while  peninsula  accessibility  is  radically  improved. 
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Vehicular  access  must  be  improved  by  better  and  safer  connections  at 
Kosciusko  Circle.  Additional  points  ot  access  must  be  developed  along 
Morrissey  Boulevard.  Additional  intersections  and  a  coordinated 
system  of  traffic  lights  should  be  considered  as  well  as  possible  level 
changes  between  the  roadway  and  the  pedestrian. 

Local  Streets: 

A  cohesive  street  system  must  be  devised  which  allows  convenient 
vehicular  and  pedestrian  traffic  across  and  around  Columbia  Point, 
possiblv  bv  extending  and /or  re-aligning  some  existing  private  streets 
as  well  as  by  creating  new  cross  streets. 


B.        The  Neighborhood  of  Columbia  Point 

A  plan  IS  needed  that  will  integrate  common  uses  of  the  different  land-owners 
and  that  coordinates  their  future  development  goals.  There  are  a  number  of 
problems  common  to  all  on  the  Point,  and  the  coordination  of  planning  and  the 
sharing  of  amenities  would  help  to  effectively  address  them.  Needs  for  parking 
and  shuttle  bus  services  varv  at  different  times  and  davs  for  different  users  and 
could  be  shared.  The  use  of  athletic  and  recreational  areas  and  possibly  even 
childcare  could  be  coordinated  to  provide  use  at  different  times. 
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1.  The  character  of  the  neighborhood  should: 

a.  Recognize  the  resources  of  the  outstanding  cultural  and  educational 
institutions  now  located  there  and  reinforce  their  synergistic 
possibilities. 

b.  Be  derived  from  the  unique  features  of  the  location.  Views  of  and  to 
the  water  should  be  maximized  by  the  street  layout  and  by  the 
placement  and  configuration  of  the  buildings. 

Land  uses  that  make  the  fullest  use  of  the  water's  edge  location  should 
be  encouraged. 

2.  There  should  be  a  sense  of  unity  and  connection.  The  road/street  system 
should  be  restructured  to  connect  all  parts  easily  for  pedestrians  and  cars, 
to  contain  heavier  vehicular  traffic  inland,  and  to  create  a  sense  of  location 
in  relation  with  the  water. 

Places  should  be  created  that  bring  the  neighborhood  together,  such  as  retail, 
restaurants  or  commonly  used  amenities  or  a  theater  or  meeting  hall. 

Perhaps  most  important  is  the  creation  of  a  common  meeting  ground  or 
Town  Square.  A  likely  location  is  the  crossroads  where  .Vlt.  Vernon  Street 
and  the  UMass  Road  meet,  near  the  comer  of  Harbor  Point. 
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3.       The  following  uses  would  be  appropriate  for  a  variety  oi  reasons: 

a.  Housing:  to  increase  the  number  of  units  on  the  Point  to  create  a 
critical  mass  for  community  and  a  market  for  retail  activity. 

The  low  traffic  generated  by  housing  is  less  likelv  to  conflict  with 
institutional,  commercial  and  other  existing  uses  now  there.  Housing 
compliments  workplaces  in  that  it  provides  round-the-clock  activity  and 
adds  liveliness. 

The  housing  should  be  of  different  tenure  type  than  Harbor  Point,  e.g. 
ownership,  to  eliminate  competition  with  existing  rental  housing  and 
add  vanety  to  the  population. 

b.  Workplaces  —  that  employ  some  of  those  who  live  nearbv.  This  would 
avoid  excessive  parking  requirements. 

Workplaces  should  be  located  near  the  T  to  take  advantage  of  public 
transit.  They  should  also  be  located  adjacent  to  the  heavier  trafficked 
roadways,  in  such  a  way  as  to  provide  a  buffer  to  the  rest  of  the  Point. 

c-  Recreational  Facilities  —  for  those  who  live  and  work  on  the  Point  and 
neighboring  communities;  for  week-end  use  bv  others  to  take 
advantage  of  existing  parking  facilities  at  off  peak  times. 
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•  At  water's  edge:    linear  park  for  walking,  jogging  —  highlighted 
by  areas  for  picnicking  and  other  passive  recreation; 

•  In  center  of  peninsula:     active  recreation  using  existing  sports 
facilities  and  fields  at  off-peak  hours; 

•  Museums,  exhibits,  performances,  and  other  events  sponsored  bv 
or  housed  in  existing  institutions. 

•  Port-of-call  for  weekend  harbor  cruise  vessels. 

d.  Educational  facilities: 

•  Water  related,  e.g.  UMass's  planned  marine  biology  program. 
(Urban  Harbors  Institute) 

•  Encourage  existing  academic/ cultural  institutions  to  expand  and 
build  mutually  beneficial  facilities,  e.g.  a  conference  center. 

e.  Retail  —  to  serve  the  resident,  academic  and  working  population  (food, 
convenience)  and  others  at  off-peak  hours  (restaurants,  hotel)  but  not 
so  much  as  to  exacerbate  existing  traffic  and  parking  problems. 

f.  Other  uses  that  can  take  advantage  of  this  location  and  have 
complimentary  needs  and  resources. 
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III.      VISIONS  FOR  THE  FUTURE: 


After  establishing  general  criteria  and  common  goals  for  future  development  at 
Columbia  Point,  the  BSA  Focus  Team  explored  many  directions  to  fulfill  them  and 
presents  the  following  two  contrasting  scenarios  to  illustrate  a  range  of  choice  and  to 
open  discussion  about  the  possibilities.  We  hope  this  will  encourage  the  development 
of  a  Masterplan  that  will  take  advantage  of  the  unique  opportunities  at  Columbia  Point. 

The  scenarios  presented  here  require  active  intervention  and  urban  design  guidelines 
to  achieve  a  quality  environment.  Growth  without  a  plan  may  yield  some  individual 
buildings  of  interest  but  not  a  total  environment  worthy  of  this  site  —  and  may  put 
at  risk  the  large  sums  already  invested  here. 


Common  Threads 

While  exploring  many  possible  development  options  for  Columbia  Point,  certain 
desirable  features  were  found  to  be  common  to  them  all.  These  "common 
threads"  grow  out  of  the  Criteria  established  in  the  previous  chapter.  Both 
scenarios: 

•  Develop  a  new  cross  peninsula  street  system  with  new  entrances  from 
Morrissey  Boulevard. 

•  Reconfigure  Kosciusko  Circle  (to  different  degrees). 

•  Continue  and  increase  commercial  uses  along  the  Morrissey  Boulevard 
corridor  (to  different  densities)  while  improving  pedestrian  access  from  the 
T  and  keeping  open  views  from  the  expressway. 

•  Create  a  Common  .Meeting  Ground,  at  the  key  intersection  of  the  Central 
.Area  and  the  Eastern  Point  to  bnng  the  entire  community  together.  It 
includes  the  renovated  pump  house,  a  plaza  and  a  new  conference  facility 
around  a  "town  square". 


Alternate  Visions 

The  two  scenarios  presented  here  diverge  in  their  level  of  densitv.  Vision  One 
is  the  less  dense  and  shows  what  sort  of  services,  transportation  infrastructure 
and  neighborhood  character  might  be  supported  in  a  moderate  growth  scenario. 
Vision  Two  hypothesizes  a  greater  level  of  development,  the  increased  amenities 
it  would  support  and  the  increased  infrastructure  it  might  require. 

Vision  Two  might  be  seen  as  a  future  development  of  the  first  —  if  certain 
provisions  were  made  now.  Or  either  could  be  the  final  goal.  We  hope  thev  will 
stimulate  discussion  —  and  possibly  lead  to  more  options. 
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VISION  ONE:   A  MATURE  OPEN  SPACE  COMMUNITY 

A  recreational/cultural  park  linked  to  a  residential! commeraal,  neighborhood  by  a  lively 
common  meeting  ground,  Columbia  Crossroads. 

This  scenario  strengthens  the  unique  educational  and  institutional  resources  presently 
existing  at  Columbia  Point  and  encourages  greater  public  use  on  a  continuing  basis. 
The  publicly  ouTied  underdeveloped  properties  allow  for  the  growth  of  existing  and 
new  non-profit,  publicly  oriented  educational  and  cultural  institutions  providing 
services  to  the  metropolitan  population. 

This  approach  assumes  a  moderate  density  of  development  and  a  modest  level  of 
commercial  activity.  It  envisions  a  continuation  of  and  increase  in  the  distinction 
between  the  Eastern  Point  and  the  rest  of  the  peninsula. 

Multi-mode  transportation  integrates  the  300  acre  peninsula  into  a  single  unified 
subarea  of  Boston.  Three  new  entrance  streets  are  envisioned  and  pedestrian  ways  and 
streets  are  extended  throughout  the  Point. 

Frequent  surface  transportation  ser\'ice  to  the  Columbia  Point  Transit  Station  and 
beyond  serves  all  facilities.  A  system  of  interconnecting  bus  loops  keeps  the  travel  time 
from  the  transit  station  to  a  single  facilitv  at  a  minimum. 

Water  transport  from  downtown  and  to  the  harbor  islands  accommodates  this 
recreational  scenario,  with  an  emphasis  on  weekend  excursions.  The  planned  Kennedy 
Library  pier  would  be  augmented  by  a  larger  public  pier  and  bus  stop  at  the  extreme 
eastern  end  of  the  peninsula. 

The  Eastern  Point 

Regional  educational  and  cultural  institutions  grow  and  others  are  added  to  create  a 
cultural/educational/recreational  "park"  or  "campus"  with  significant  areas  of  open  space 
between  structures  and  public  access  to  all  areas.  Facilities  to  serve  the  general  public 
on  a  continumg  basis  are  encouraged.  The  programs  and  facilities  located  here  take  full 
advantage  of  the  location  adjacent  to  Dorchester  Bav. 

1 .  Appropriate  new  facilities  related  to  UMass  (such  as  the  Harbor  Institute)  are  added 
at  key  locations.  The  eastern  edge  of  the  cultural/ediicational/recreational  park 
provides  excellent  locations  for  specialized  Institutes.  Sites  are  available  with 
direct  access  to  the  Bay  for  any  water  oriented  facilities.  Ample  locations  also 
exist  for  free  standing  facilities  while  small  programs  can  be  incorporated  into  the 
academic  structures. 

UMass  expansion  extends  north  towards  Calf  Pasture,  with  athletic  fields  "inland" 
(where  they  can  be  more  protected  from  wind)  and  an  uninterrupted  view  to 
Harbor  Park  and  the  Bay.  This  great  open  meadow,  Universitv  Green,  becomes 
a  focus  of  the  campus. 

2.  Columbia  Crossroads  —  The  Common  Meeting  Ground  is  centrally  located  at  the 
crossing  of  Mt.  Vernon  Street  and  University  Boulevard.  Support  facilities  serve 
the  educational  and  research  institutions,  such  as  a  small  group  conference  facilitv 
with  overnight  accommodations  (to  be  shared  with  the  rest  of  the  penmsula). 
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Food  and  incidental  retail  facilities  here  are  supported  by  a  combination  of 
clientele  from  the  University,  the  adjacent  residences  and  weekend  visitors. 

This  visual  and  activity  focus  becomes  a  Meeting  Ground  for  the  East  and  Central 
portions  of  Columbia  Point.  There  is,  perhaps,  an  informal  amphitheater  on  the 
Water's  edge  as  this  provides  a  gateway  to  an  enlarged  Harbor  Park  at  this 
location. 

3.  Evening  and  weekend  recreational  use  by  the  entire  city  (and  region)  is  promoted  by 
both  programmed  activities  in  the  institutions  (concerts,  plays,  exhibits)  and  a 
sharing  of  athletic  and  parking  facilities  at  these  off-peak  times.  Open  space 
provides  passive  and  active  recreation  areas  for  the  general  public  on  weekends 
and  holidays  who  might  make  a  day's  excursion  going  from  such  attractions  as 
the  Kennedy  Library  to  exhibits  at  the  Archives  and  scheduled  events  at  UMass. 

4.  An  Auditorium/Theater  serves  both  UMass  and  attracts  the  community  at  large,  a 
signature  structure  which  sets  the  tone  of  the  cultural/educational  park.  At  the 
highly  visible  front  door  of  the  University,  this  major  public  oriented  facility 
reaches  out  to  the  Community  at  large.  This  facility  serves  the  other  cultural  and 
educational  institutions  on  the  Point. 

5.  Pedestrian  paths  through  the  open  space  augment  the  sidewalks  adjacent  to  all 
streets.  Some  of  these  are  all-weather  protected  to  encourage  year-round  use  (as 
now  exists  between  UMass  buildings). 

6.  Parking  is  primarily  in  structures,  to  preserve  the  open  space,  but  the  demand  is 
reduced  as  compared  to  suburban  locations  due  to  the  availability  of  public 
transportation.  This  parking  is  available  on  weekends  and  holidays  to  serve  the 
recreational /tourist  scenario. 

7.  Water  Transit  —  The  JFK  boat  dock  plus  other  docking  facilities,  possibly  at  the 
Harbor  Institute,  provide  transport  from  downtown  and  to  the  Harbor  Island 
State  Park.  Since  visits  to  the  State  Park  will  be  principally  on  weekends,  ample 
parking  will  be  available. 

8.  Harbor  Park  is  continued  as  a  linear  park  for  walking,  jogging  and  picnics.  North 
of  Columbia  Crossroads,  Harbor  Park  is  enlarged,  focusing  on  the  spectacular 
views  across  Dorchester  Bay.  An  Urban  Park  exhibit  and  Education  Center  are 
possible  and  an  informal  amphitheater  on  the  water's  edge  provides  a  gateway 
to  the  Harbor  Park  from  the  Crossroads. 

The  synergy  created  by  the  proximity  of  somewhat  similar  activities  benefits  all  of 
them.  Families  come  out  on  weekends  (by  T,  car  or  boat)  and  "do  the  circuit"  of 
cultural/recreational  activities.  In  good  weather  it  might  be  around  the  perimeter  park 
with  a  picnic  en  route  (or  an  excursion  to  the  islands).  In  winter,  an  extension  of  the 
UMass  protected  walkwavs  to  other  core  activities  make  the  circuit  shorter  but  inviting 
in  all  weather. 

The  Central  Area 

The  Central  Area  of  the  peninsula  builds  on  its  current  mix  of  uses,  generally  in  private 
ownership.    .Additional  housing  and  commercial  office  space  is  developed  at  a  more 
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urban  density  than  in  the  Eastern  Point.  The  greatest  heights  and  density  of 
development  is  encouraged  on  the  "inland"  portions  of  the  peninsula,  closest  to  the  Red 
Line  Station. 

1.  Boston  College  High  School  Campus  occupies  a  prime  location  on  Columbia  Point 
and  on  Morrissey  Boulevard.  This  School  and  its  campus  set  the  urban  design 
tone  for  the  southern  approach  to  the  peninsula. 

A  new  entrance  boulevard  provides  the  opportunity  for  BCHS  to  develop 
commercial  space  along  its  western  edge  and  add  new  academic  structures  to  the 
east,  as  needed,  in  a  more  compact  campus  plan.  Such  a  plan  preserves  the 
excellent  playing  fields  while  making  more  efficient  use  of  the  valuable  land 
resources. 

Suggested  improvements  to  Morrissey  Boulevard,  and  enclosed  overpasses  to  the 
Red  Line  Transit  Station  (as  well  as  a  possible  people  mover)  greatly  improves 
the  actual  and  psychological  accessibility  of  the  center  of  the  peninsula. 
Columbia  Crossroads  and  the  other  improvements  suggested  for  the  central  area 
of  Columbia  Point  increase  the  opportunities  for  interaction  between  BCHS  and 
other  educational  and  cultural  institutions  on  Columbia  Point. 

2.  New  housing  is  added  facing  Columbia  Crossroads,  bridging  between  Harbor 
Point  and  the  UMass.  This  could  be  fairly  dense  and  high  enough  to  afford 
water  views  —  as  well  as  mark  the  Common  Meeting  Ground.  It  could  serve  the 
university  community  or  attract  a  luxury  market  with  its  proximity  to  recreational 
activities. 

On  the  northwest.  Harbor  Point  is  buffered  from  the  activities  of  Bayside  Expo 
Center  by  new  midrise  office/ residential  buildings  and  structured  parking  which 
also  serves  the  expo  center. 

3.  The  Bank  of  Boston's  Columbia  Park  facility  is  developed  at  a  greater  densitv,  with 
structured  parking  and  frontage  on  two  new  cross  peninsula  boulevards.  It 
might  trade  some  land  with  St.  Christopher's  Church  (and  exchange  weekend 
parking  for  weekdav  parking). 

4.  St.  Christopher's  Catholic  Church  benefits  by  an  improved  Mt.  Vernon  Street  while 
its  access  is  improved  by  the  new  street  connection  to  Morrissey  Boulevard.  A 
small  office  building  site  is  created  which  could  be  used  by  the  Church  or  sold 
with  the  proceeds  used  to  support  on-going  programs. 

5.  The  existing  elementary  and  intermediate  schools  (McCormack  and  Dever)  are 
retained  and  their  sites  improved.  They  are  convenient  to  the  housing  but  their 
relationships  with  LTMass  and  other  Columbia  Point  institutions  are  strengthened 
through  sharing  of  facilities  and  resources  made  easier  by  improved  streets  and 
sidewalks. 

6.  Bayside  Expo  (or  any  successor  use)  would  have  structured  parking  with  office 
space  above.  Commercial  office  space  with  incidental  retail  is  encouraged  along 
Mt.  Vernon  Street  which  bends  and  is  extended  in  front  of  the  Apparel  Mart 
building  to  connect  with  Columbia  Road  at  a  safer  distance  from  Kosciusko 
Circle.    Greatly  improved  access  is  provided  to  the  Expo  Center,  which  now 
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handles  shows  too  small  for  the  Hynes  Convention  Center  or  portions  of  shows 
that  may  be  too  large  for  the  Hynes.  (New  offices  will  allow  the  relocation  of 
existing  administrative  space  now  within  the  exhibition  hall  and  thus  provide  the 
opportunity  to  increase  the  exhibit  space  under  one  roof.) 

The  Kosciusko  Circle  Development  Parcel  (formally  Bayside  and  BKB  parking), 
created  by  the  new  and  realigned  streets,  provides  office  and  parking  space  to  be 
privately  developed  by  those  entities  or  sold  to  the  MWRA  for  its  CSO  pump 
station  (which  would  fit  on  the  parcel  and  could  be  accommodated  within  the 
envisioned  five-story  office  building  facing  the  circle). 

This  work  would  include  a  reconfiguration  of  the  roads  under  and  around 
Kosciusko  Circle  to  solve  the  long  standing  traffic  problems  at  this  site. 

The  existing  ]FK/Red  Line/Columbia  Transit  Station  connects  over  the  bus  parking, 
staging  area  and  Morrissey  Boulevard  by  pedestrian  bridges  to  the  new  cross 
peninsula  street  system  with  adequate  sidewalks  to  encourage  movement  across 
the  peninsula  from  the  transit  terminal.  Continuous  bus  service  (with  stops  no 
more  than  800  feet  apart)  further  augments  this  movement. 
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VISION  TWO:    A  MIXED  USE  URBAN  COMMUNITY 

A  public/private  mixed  use  community  centered  around  a  common  meeting  ground, 
supported  by  rapid  transit  to  the  water's  edge. 

This  scenario  assumes  that  the  large  tracts  of  underdeveloped  land  and  proximity  to 
downtown  will  inevitably  lead  to  the  growth  of  an  urban  sub-center  on  Columbia  Point 
and  that  this  greater  density  should  be  planned  for  now. 

This  approach  envisions  a  greater  integration  and  intensity  of  development  across  the 
entire  peninsula,  as  a  public  and  private  mixed-use  community.  This  greater  density 
supports  more  public  transit  and  more  commercial  activity  than  Scenario  One.  Nodal 
points  served  by  direct  linkage  to  the  transit  system  would  be  used  to  focus 
development.  A  new  circumferential  line  (or  extension  from  the  existing  station)  places 
rapid  transit  a  mile  further  east  to  cover  the  300  acre  Columbia  Point  and  meets  water 
transport  at  Columbia  Square,  the  heart  of  this  new  urban  center. 

As  an  urban  sub<enter,  Columbia  Point  becomes  an  employment /residential 
destination,  the  terminus  of  a  circumferential  (cross-town)  rapid  transit  line.  Such  a  line 
interchanges  with  the  existing  Green,  Orange,  and  Red  lines  and  links  other 
employment  sub-centers,  such  as  Dudley  Street  area,  the  medical  complex  near 
Longwood,  the  developing  Ruggles  Street  Complex,  possible  development  of  the 
Allston  Landing  area,  and  Central  Square  in  Cambridge.  The  Columbia  Road/JFK 
Station,  at  the  edge  of  the  Columbia  Point  Peninsula,  is  a  major  transfer  point  for 
people  going  to  the  Point  or  cross-town  to  Brookline  and  Cambridge.  The  downtown 
tunnels,  especially  the  overloaded  Green  line,  are  relieved. 

Envisioned  is  a  community  with  lower  densities  near  the  water's  edge  and  higher 
densities  in  the  central  portions  of  the  peninsula,  but  a  considerably  greater  population 
than  now  exists  there  —  to  support  the  rapid  transit,  retail  and  structured  parking. 

The  Eastern  Point 

Public  and  non-profit  institutes  further  the  direction  that  the  University  is  currently 
takmg.  The  maturing  of  UMass-Boston  as  an  urban  institution  and  its  role  in  the 
metropolitan  area  and  State  mdicates  that  a  diversity  of  uses  within  the  campus  parcel 
is  appropriate. 

1.  Private  uses  may  be  introduced  on  the  eastern  portion  of  the  peninsula  to  prevent 
insularity.  This  adds  to  the  diversity,  provides  for  University  related  research, 
creates  the  opportunity  for  mixed  use  residential/office  buildings  and  allows  for 
the  dual  use  of  facilities. 

2.  Residential  uses,  especially  at  the  water's  edge,  take  full  advantage  of  the  amenities 
and  views.  Increasing  the  weekend  and  after-work  density  and  activities  benefits 
all  uses  and  open  the  institutional  enclave.  There  is  also  need  for  university 
related  housing  which  could  be  located  here  rather  than  have  students  and 
faculty  competing  for  housing  in  the  adjacent  Dorchester  areas. 

3.  UMass-Boston  on  the  Water.  The  University  has  extensive  land  holdings  on  the 
easterly  and  southerly  side  of  the  existing  campus.  Based  on  current  population 
trends,  land  in  excess  of  undergraduate  academic  requirements  exists.  Currently 
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planned  public  oriented  institutes  and  even  some  university  related  housing 
might  appear  here.  It  would  be  good  to  bring  the  university's  edge  closer  to  the 
water  to  make  better  use  of  that  connection  but  not  to  cut  off  public  access. 

Columbia  Square,  a  Common  Meeting  Ground  is  the  key  to  the  overall  development 
of  the  peninsula  and  the  element  that  coalesces  the  different  land  uses  into  a 
cohesive  community.  This  parcel  falls  at  the  intersection  of  two  major  streets,  Mt. 
Vernon  and  University  Boulevard.  It  is  also  adjacent  to  Harbor  Point  and  near 
BCHS  and  the  Kennedy  Library.  Its  location  is  ideal  as  a  Community  Meeting 
Ground.  Around  The  Square  are  public  oriented  uses  such  as  an  auditorium  and 
art  center,  a  rapid  transit  subway  stop,  and  the  renovated  Pump  House.  Serving 
as  a  hub  for  the  Point's  water  transit/subway  transit,  the  square  includes  a 
marina,  a  transit  boat  terminal,  and  a  small  open  space  park.  The  University's 
front  door  faces  The  Square  linking  to  this  key  space.  A  public  plaza  with 
hotel/conference  center  terminates  at  The  Square. 

Parcels  on  the  Square  are  now  in  public  ownership.  They  could  be  developed  by 
either  the  public  (the  university)  or  the  private  sector.  University  related  research 
might  be  included  in  some  of  the  commercial  buildings,  which  mav  be  slated  for 
future  university  expansion  space. 

Examples  of  some  uses  are: 

•  Fronting  on  the  Marina  with  excellent  view  towards  South  Boston  and 
Boston,  a  major  Hotel  and  Conference  Center  would  be  a  facility  that  could 
accommodate  the  larger  meetings  and  events  sponsored  by  the  institutions 
and  corporations  located  at  Columbia  Point.  A  large  plaza,  adjacent  to  the 
marina  and  connecting  the  Hotel  with  the  auditorium  and  art  center, 
provides  the  opportunity  for  the  public  to  enjoy  the  ambiance  of  an  outdoor 
setting  adjacent  to  Dorchester  Bav. 

•  Mixed  office  and  residential  uses  are  appropriate.  The  residential  uses 
reinforce  the  existing  housing  and  provide  evening  and  weekend  activities 
while  the  office  use  would  provide  employment  opportunities.  Shared 
parking  is  an  important  benefit  of  a  mixed-use  development. 

•  UMass-Boston  on  the  Square: 

Under  this  Vision,  the  University  has  exciting  expansion  potential:  the 
opportunity  exists  to  further  an  urban  interface  and  set  the  framework  for 
further  integration  into  the  urban  fabric. 

The  Square  and  rapid  transit  station  provide  the  natural  urban  interface  that 
the  Institution  has  always  sought.  Auditorium,  art  center,  and  continuing 
education  are  the  type  of  broad  public  oriented  facilities  that  will  serve  to 
tie  the  University  to  the  metropolitan  community.  Other  academic 
expansion  occurs  on  the  north  as  a  part  of  the  public/private  mixed  use 
development  mentioned  earlier. 

The  growth  potential  to  the  south  provides  sites  for  specialized  Institutes 
that  require  water  access  and  those  university  uses  where  water  views  are 
an  amenity.    The  Student  Center  is  envisioned  in  a  more  central  location 
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serving  the  university  community. 

The  Central  Aiea 

Three  new  entrances  lead  into  Columbia  Point  from  Morrissey  Boulevard:  University 
Boulevard  is  realigned  to  serve  as  the  major  access  to  the  entire  Eastern  Area  as  well 
as  the  UMass.  Between  Boston  College  High  School  and  the  Bank  of  Boston  the  new 
entrance  road  is  an  extension  of  the  Harbor  Point  "Mall"  (Ocean  Point  Boulevard). 
North  of  the  Bank  of  Boston  another  entrance  road  is  provided.  The  latter,  along  with 
Harbor  Point  Drive  replace  Mt.  Vernon  Street  and  the  existing  intersections  thereby 
simplifying  Kosciusko  Circle. 

All  three  entrance  roads  provide  vistas  across  open  space  to  Old  Harbor  and  South 
Boston.  Thus  on  entering  Columbia  Point,  one  becomes  aware  of  the  harbor  and  the 
water  features  of  the  Point. 

1.  Boston  College  High  School  becomes  more  easily  accessible  to  both  the  suburban 
and  urban  populations  it  serves,  and  maintains  its  excellent  athletic  fields  while 
making  better  use  of  its  land. 

Academic  expansion  and  a  new  campus  entrance  mall  are  envisioned  on  the 
south.  Land  on  the  western  side  of  the  campus  provides  the  opportunity  for  the 
BCHS  to  sell  or  develop  commercial  property. 

A  football/soccer  stadium  is  shown.  While  serving  BCHS  sports  program,  it 
could  also  serve  University  intra-mural  sports  and  possibly  other  institutions. 
Two  transit  stations  are  within  a  five  minute  walk  making  the  location  ideal. 

2.  The  public  schools  (McCormack  and  Dever)  are  moved  closer  to  UMass  suggesting 
cooperative  ventures  between  the  two  but  still  close  to  open  play  space.  Such  a 
location  serves  a  practical  purpose  as  the  public  schools'  programs  become  part 
of  the  broader  educational  programs  and  physical  integration  will  serve  the 
execution  of  those  programs.  The  site  also  signifies  the  State  Higher  Educational 
System  commitment  to  improving  public  elementary  and  secondary  education. 
This  opens  a  parcel  for  additional  housing. 

3.  Housing  is  developed  on  the  public  school  sites,  enlarging  the  existing  residential 
community.    This  is  higher  density  than  Harbor  Point,  with  structured  parking. 

4.  Mt.  Vernon  Street  is  terminated  west  of  the  New  Entrance  Boulevard  and  a  new 
road  (Harbor  Point  Drive)  connects  University  Boulevard  to  Columbia  Road. 

This  divides  the  (former)  Bayside  Expo  site  in  two:  on  the  northeast  water's  edge 
parcel,  high  density,  high  price  condominiums  make  the  best  use  of  this  choice 
location  and  further  enlarge  the  local  residential  community. 

The  southwest  parcel  thus  created  is  key  in  establishing  a  psychological  and 
actual  relationship  to  the  transit  station.  If  the  MVVRA  pump  station  is  located 
here  it  could  be  incorporated  on  the  Kosciusko  Circle  edge.  There  remains  a 
significant  area  for  office/commercial  development,  linked  to  the  T. 
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The  Bank  of  Boston  site  is  enlarged  and  reconfigured  here  with  frontage  on  three 
new  streets  as  well  as  Morrissev  Boulevard.  Higher  density  development  with 
structured  parking  is  in  keeping  with  the  type  of  commercial  activity  envisioned 
on  the  other  side  of  Morrissey  Boulevard. 

Mornssey  Boulevard  is  depressed  in  this  scenario,  for  through  traffic  which  continues 
under  Kosciusko  Circle.  Parallel  service  lanes  at-grade  serve  local  traffic  needs 
and  at-grade  crossings  become  safe  and  convenient. 

An  allev  of  trees  defines  and  enhances  the  Boulevard.  [Underpasses  for  two  of 
the  three  major  entrance  boulevards  from  Morrissey  Boulevard  are  suggested. 
This  will  remove  traffic  conflicts  and  improve  accessibility  to  the  uses  fronting  on 
Morrissey  Boulevard.] 

The  office  buildings  developed  between  Morrissey  Boulevard  and  the  Expressway 
sit  on  top  of  a  3,000  car  garage.  On/off  ramps  directly  from  the  Expressway  keep 
this  traffic  off  the  local  streets. 

Harbor  Park  provides  a  continuation  of  the  public  park  and  recreation  facilities 
that  ring  Dorchester  Bay  but  the  green  area  might  meander  inland  between 
Harbor  Point  and  the  new  Bayside  Luxury  Housing.  The  design  of  this  segment 
can  be  a  simple  undulating  green  space  for  passive  recreation.  The  water's  edge, 
in  contrast  to  the  soft  edge  provided  by  Carson's  beach,  could  remain  a  hard 
edge,  formed  by  rock  rubble  shore  protection. 

Alternatively,  a  bolder  approach  might  be  taken  in  the  design;  more  beaches  are 
a  possibility  or  piers  could  be  constructed  to  provide  for  a  different  form  of 
recreation.  "Off-shore"  islands  could  provide  shelter  for  small  boats  and  a 
different  recreational  experience,  possibly  a  "harbor"  could  be  created  inland  of 
the  existing  shoreline. 

Certainlv  anv  modification  to  the  northern  shore  could  only  proceed  based  on 
careful  evaluations  of  the  environmental  impact  and  possible  effects  on  tide  and 
current  flows.  It  is  incorrect,  however,  to  assume  such  impacts  would  be 
negative.  Rather  the  opportunity  may  exist  to  rectify  past  mistakes  or  improve 
an  existing  situation.  All  of  Columbia  Point  is  man-made  and  has  existed  for  a 
relatively  short  span  of  time. 
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Opportunities 

While  sensitive  to  actual  development  and  land  ownership  patterns,  our  suggested 
scenarios  are  diagrammatic  and  do  not  necessarily  reflect  or  respect  exact  current 
property  lines.  They  illustrate  a  broad  vision.  Each  development  parcel  offers  a  range 
of  potential  uses  and  density.  To  illustrate  this,  sketch  plans  have  been  prepared  which 
set  forth  possible  ways  for  the  general  structuring  of  circulation  and  land  use  on  the 
entire  peninsula.  Other  possible  scenarios  can  be  written  and  illustrated  to  explore 
other  directions  for  future  development.  It  is  likely  that  an  eventual  Masterplan  will 
be  different  from  any  of  them,  but  they  give  a  basis  for  discussion.  They  are  also  meant 
to  illustrate  images  of  a  Columbia  Point  that,  even  if  all  agreed  upon,  would  not  be 
achieved  for  10,  20  or  more  years. 

The  goal  of  this  work  is  to  point  out  possibilities,  to  encourage  development  of  a 
Masterplan  —  and  to  suggest  a  context  in  which  immediate  development  plans  might 
be  considered  so  they  leave  open  opportunities  for  a  future  development  that  will 
maximize  the  potential  of  this  very  large  and  special  area. 

If  each  institution  makes  ad  hoc  decisions  without  a  view  of  the  whole  peninsula, 
short  term  work  mav  preclude  major  long  term  options  that  would  be  of  benefit  to 
all. 
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